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Minimum Requirement # 1: Stormwater Site Plan  

 

Executive Summary 
 

Project consists of site improvements for the installation of four detached Light Industrial 

buildings with associated parking, drainage and utilities.  Property is to be accessed from 

the easterly side of Cyrus Way.  All utilities, excluding sewer, are available from existing 

services on Cyrus Way.  Sewer currently exists along the northern property line of the 

site.  

 

Total on-site clearing estimated at 77,500 sf. across two on-site drainage basins 

New/replaced hardscape is estimated at 70,805 sf. which includes frontage improvements 

along Cyrus Way. Due to site consisting of steeper slopes and areas of non-native fill, all 

new developed hardscape to be tight-lined into new on-site stormwater system.  Storm 

system to drain to one of two new underground detention facilities located in the 

southwestern and central area of the site.  Water quality treatment to be provided for 

northerly drainage basin which outlets into existing piped stream located along the 

northern property line of the site.  Disturbed pervious areas will be amended per BMP 

T5.13. The project is to be designed to the 2012 (With 2014 Updates) WADOE 

Stormwater Design Manual, and 2019 City of Mukilteo Development Standard. 

 

Existing Conditions Summary 
 

The property is two tax parcels, mostly consisting of forest area. The property is accessed 

via the east side of Cyrus Way, which lies to the southwest of the site. On-site slopes are 

moderate to steep ranging from 2% to 40%. Property slopes in all directions due to area 

high point located in the south-central area of the site.  A Category III wetland exists in 

the back area of the property and a Type Ns stream (partially piped) travels through the 

rear area of the site and along the north property line of the site draining into the existing 

storm system in Cyrus Way.  Per Geotech report provided Associated Earth Sciences, 

soils on-site consist of gravelly silty sand with areas of non-native fill. 
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Upstream Analysis 
 

The topography of the surrounding area is moderately sloped. Due to the site containing a 

neighborhood high point in the south-central area of the site, upstream flows mainly 

consist of a Type Ns stream which travels northwesterly through the rear of the site and 

then turns southwesterly and follows the northern property line of the site. Note that a 

large portion of the stream is piped along the northerly property line and currently being 

replaced/upgraded by the adjacent property owner to the north for better conveyance.    
 

Downstream Analysis 
 

A downstream analysis was provided by Jesse Jarrell, P.E. of Western Engineers & 

Surveyors Inc., on November 6, 2020. Weather was partly cloudy with a temperature 

around 50 degrees.  
 

Project contains two separate drainage basins.  Basin A, which consists of the northerly 

and easterly portions of the site and Basin B which consists of the southwestern portion 

of the site.  Refer to below for downstream paths from each basin. Refer to the following 

pages for basin map depiction and downstream mapping. 
 

Basin A 

Runoff from Basin A appears to flow easterly to the rear area of the site along with 

northerly towards the northerly property line.  As runoff reaches the easterly and 

northerly property lines of the site, it drains into a stream which travels northerly through 

the back half of the site and westerly along the northern border where it drains into the 

existing storm system on Cyrus Way near the northwestern corner of the site.  From 

there, runoff continues northerly for approximately 160ô where it then turns west under 

Cyrus Way and outlets into a small ravine located in the northwesterly area of 12230 

Cyrus Way.   
 

From the northwestern area of 12230 Cyrus Way, the runoff continues westerly through 

forested areas where it eventually turns south and connects into Picnic Point Creek 

approximately 0.75 miles downstream of the site. As Picnic Point Creek is the closest 

receiving body of water no further downstream analysis is required. Note that due to 

limited access, visual inspection of stream area could not be made.  Downstream 

description based on aerial and City stormwater mapping.   
 

Basin B 

Runoff from Basin B appears to flow westerly towards Cyrus Way where it enters into 

the existing storm system along the north side of the road.  From there, runoff flows 

southeasterly along the north side of the road for approximately 450ô where it turns 

southwest under Cyrus Way and enters into the property at 12516 Evergreen Dr.  From 

there, runoff continues westerly through the property and outlets into a drainage swale 

located in the rear portion of 12521 Harbour Reach Dr. Runoff from the swale is then 

conveyed into an underground storm pipe which travels northwesterly and westerly for 

approximately 1,000ô where it then crosses under Harbour Reach Dr. and daylights into a 

open ditch area directly west of Harbour Reach Dr.  From there, the runoff continues 

southerly and westerly where it meets up with the downstream path from Basin A 

approximately 0.75 miles downstream from the site.  
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DOWNSTREAM AND PHOTO MAP  
Photo Taken from Google Earth 
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 BASIN A DOWNSTREAM PHOTOGRAPHS  
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Downstream 1.DOC 

PHOTO 1: 

Figure to the Left: 

Looking easterly at the open 

stream in the southwest corner 

of the site 

PHOTO 2: 

Figure to the Right: 

Looking north along Cyrus 

Way at the proposed flow 
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 BASIN B DOWNSTREAM PHOTO GRAPHS 
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PHOTO 3: 

Figure Above: 

Looking easterly at the open 

stream in the southwest corner 

of the site 

PHOTO 4: 

Figure Above: 

Looking north along Cyrus 

Way at the proposed flow 

 


